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300 WILSON STREET EAST, ANCASTER, ONTARIO - LOG 2bg — VELEPHONE 643-4401 
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November 13, 1985 


Mayor Wade and 
Members of Council 


Re: Tax Levels in Ancaster Compared to 
____ Other Municipalities in Hamilton-Wentworth 


Recently the Engineer-Coordinator asked for comment 
On a report produced earlier this year by the Planning and 
Development Department of the Region. The study was attempting 
to determine the impact of zoning in determining the relative 
attractiveness for businesses of each area municipality. 


One of the prime factors to be considered in this 
Study was the level of taxation to be expected in each of the 
area municipalities. One table shows that an industrial 
operation located in Ancaster would pay approximately 40% less 
taxes than a comparably valued Hamilton situation and 45% less 
than Stoney Creek. 


There is a general perception that Ancaster taxes 
are high in comparison to other municipalities in the Region. 
This regional study indicating otherwise appeared to warrant 
further analysis. 


tL have completed a comprehensive analysis of taxes 
levied in each area municipality for 1984 on the basis of 
property class and the component mill rates. 


Property class has up to ten (10) categories, some 
9£f which do not appiy in the area municipalities, based on 
2 use made of the property eg: Residential 1 & 2 Units, 
dential 7 wnits or more, Commercial, Industrial 
Perucional, Farm, ete. 
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Component mill rates cover the individual puEpoe es 
fer which taxes are levied and consist of General Purposes, 
ata Purposes, Elementary Schocl Purposes, and Secondary 


Bcnoolt Purposes. 


In analysing the five significant property e 
which are found in Ancaster, we come out extremely eaeaaee 
in all cases: 
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Farmland: Third behind Hamilton and Glanbrook 


Ancaster ee Pao hwo 
Average = aC care 8) 
Low = BO LS 
Hach > Ao oa 48 


Commercial & Professionai: Third behind Flamborough 
& Stoney Creek 


Ancaster - 2699.67 
Average = 2356.89 
Low ~ 2412.26 
High _ Joel SG 


Industrial & Manufacturing: Second behind Flamborough 


Ancaster - A007. 50 
Average ~ CMTS Bg | 
Low - Bias is 
High - Way nore A 


Residential 7 Units or More: Second behind Stoney Creek 
(Glanbrook has no properties in this :.lass) 


Ancaster _ 3804.25 
Average as 4471.79 
=] Low . 3601.83 
High = 5o68.50 


Residential 1 & 2 Units: Ancaster has the lowest taxes of 
any municipality in the Region for properties in this 
class. 


Ancaster ~ A eba RG Fae ee 
Average ~ Looe tL 
High - 1952.86 


in this exercise have been based 
: t Market value of $100,000. It 
should also be noted that these calculations are average. 
Great care must be taken in applying this to specific 
properties. 


All calculations 
Gn 2 Droperky with @ curren 


The question must be asked then: "Are taxes in 
Ancaster high". The answer is both yes and no. 


Yes, taxes are high because property values are 
high. The average tax bili (residential) in Ancaster is 
possibly the highest in the Region aithough I have no 
Sap Tebiod Lo contort oF reture Phas. PrOopercy Taxes are 
predicated on the market value of the property and property 
values in Ancaster are high due to the nature of the housing 

9 stock of the urban area. Proof of this can be seen in the 
fact that during the months of January to August, inclusive, 
1985, over 200 homes have been sold on the resale market. 
The average selling price of these transactions was just 
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under $117,000 per unit. Lf sales of new homes in subdivisions 
were included, I feel certain that the average would rise 
several thousand dollars, 


To say that taxes in one municipality are higher 
than in another because the average taxes per household are 
different misrepresents the actual case. Through one 
calculation or another, taxes are based upon the market 
value of the property. Therefore, to fairly compare levels 
of taxation between municipalities, it is necessary to begin 
with properties of equal market value. 


This may result in a comparison of properties of 
Significantly different physical characteristics. However, 
the economic comparison is the only one that fairly reflects 
the Crue situation. 


Respectfully submitted, 


ee a ee ee ees 
-t. Mahat yg, CMA A 
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Digitized by the Internet Archive 
in 2024 with funding from 
Hamilton Public Library 


https ://archive.org/details/taxlevelsinancasOOunse 
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